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ITEM 7: 201904030018 - Grove City Villas (Development Plan)

Site Location
South side of Southwest Boulevard,
approximately 430 feet east of Demorest Road

Proposal

A Development Plan for a residential
development containing 30 age restricted
condominium units

Zoning
PUD-R (Planned Unit Development —
Residential)

Future Land Use
Tech Flex

Property Owner
Lemmon Development

Applicant/Representative
Daniel Roush, GPD Group
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e Zoning Code Section 1135.14
e GroveCity2050 Community Plan Future
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e (C-24-18 Beulah Park Zoning Text
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Staff Recommendation
Approval with four stipulations

Contents Page
1.ConteXtMap ......coeovviiiiiiii e 2
2.ANAlYSIS ... 3
3. PUD Analysis ...........cccooeiiiiiiiiiiinnn. 6
4. GC2050 Analysis ..........cccovvieiiiininnnnn 8
5. Recommendation ...............c.coeiiiinnnn. 9
6. Detailed HiStory ..........c.coveveiiiiiinennenn. 10

Case Manager

Kendra Spergel, Development Planner
614-277-3019
kspergel@grovecityohio.gov

Summary

The applicant is requesting approval of a
Development Plan for Grove City Villas. The
development is the second phase of Subarea |
and is proposed to contain 30 single-story
condominium units that will be age restricted to
residents 55 and older.

Zoning Map

SOUTHWEST.BLYD.. .+ 4

Next Steps

Upon recommendation from
Commission, the Development Plan can move
forward to City Council. If the item receives City
Council approval, the applicant can submit for
final engineering plans and building permits for
the site.
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1. Context Map

This property is located on the
Demorest Road (040 016054)
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2. Analysis

Summary

The applicant is requesting approval of a development plan for a condominium development in Beulah
Park. The proposed development will be the second phase of Subarea I's development, with the first
phase being the Danbury Grove City Assisted Living facility which was approved in August 2018. This
second phase will contain 30 single-story condominium units that will be age restricted for residents 55
and older. The units will be of a two-family design, with the units spread out in 15 different buildings and
attached with a common wall on one of the sides. As per the Beulah Park Zoning Text, attached
condominiums are a permitted use. The proposed site’s layout meets the requirements of the Zoning Text
as well.

The GroveCity2050 Future Land Use and Character Map lists this portion of Subarea | for future Tech
Flex uses. While the proposed development does not meet the uses listed under Tech Flex of research
and development, light industrial, office and other non-residential uses, staff is supportive of the proposed
condominium development as it does comply with the approved zoning text for the area and is meant to
act as an extension of the approved Danbury Assisted Living facility (an institutional use that is listed
under Tech Flex), providing another living option for seniors that will be an infill redevelopment project
instead of developing on the fringes of the city as per Land Use Objective LU2. Additionally, this site is
meant to be friendly to residents of different mobility levels and providing additional paved trails and
sidewalks will allow the residents to more safely access nearby parks and the Town Center, as well as the
COTA bus line off of Broadway.

Site Plan

The development’s main drive will be 24 feet in width and curve around the site to have two access points
onto the drive for Danbury Assisted Living. The Danbury drive will lead out to Street F, one of the main
roadways for the greater Beulah Park development. All of the units and the visitor parking spaces will be
located off of the 24-foot drive. Due to the drive’s width being below 28 feet, no on-street parking will be
permitted. No details for curbing were provided for the proposed street. While private streets may deviate
from some of the roadway standards for design, staff believes that 18-inch straight curbing should be
used on the site, as was approved with the Danbury Assisted Living facility and other subdivision
developments.

The units will be located within 15 separate buildings, spaced at least 10 feet apart, the minimum
requirement per the Beulah Park Zoning Text. Each building is proposed to contain two units attached by
a common wall.

Each of the units is proposed to have an 18-foot wide driveway to accommodate two vehicles and a two-
car garage. The driveways will also be 20 feet in length to provide enough space for vehicles to park
without inhibiting the road or sidewalk. A total of 120 parking spaces are provided, counting the two
vehicles per garage and two per driveway. An additional eight visitor parking spaces will be provided, for
a total of 128 spaces provided on the site. Per the requirements for multi-family zoned properties in Table
1135.10-1, two parking spaces are required for each unit and approximately four spaces have been
provided, exceeding the minimum requirement. Each of the visitor spaces will be 162-square-feet in size
(9’ by 18’), which is the permitted space size as per the Beulah Park zoning text. Plans indicate that all
pavement markings, including parking space striping, will be white in color.

Five foot wide sidewalks are proposed throughout the development and will connect into the larger
Beulah Park development to create a walkable environment for the residents. The main sidewalk will be
located on one side of the main drive and will connect with the sidewalk in the Danbury Assisted Living
site. Three other sidewalks are proposed to connect with the walkway on Street F of the Beulah Park



street network, in the center of the subarea to go around the proposed detention basin, and leading from
the site out to the bike path along Southwest Boulevard.

The primary greenspace for the development will be located in the center of the subarea and is proposed
to contain a detention basin. Preliminary stormwater plans and calculations have been provided;
however, more time is needed to fully review the site’s proposed stormwater. Significant changes to the
site’s layout as a result of changes to stormwater management may require approval of a development
plan amendment.

A total of 1.02 acres of open space has been provided on the site, and 1.34 acres are needed as per
Section 1101.09(b), placing the provided open space on the site below the requirement. However, the
proposed centralized park and other reserve areas within the Beulah Park development are large enough
to accommodate needed remaining open space for residential development.

Landscaping

A landscaping plan was provided that shows various types of landscaping around the site. While staff is
overall supportive of the proposed landscaping, some additional items are needed to comply with the
Beulah Park Zoning Text and City policies. Per the Zoning Text, a three-foot mound is required along the
northern property line adjacent to Southwest Boulevard. The plans currently do not show the mounding
and this will be required for compliance with the Zoning Text for the site. Further, Danbury Assisted
Living, the Phase | development for Subarea |, was required to provide the mounding and adding it will
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provide additional continuity between the sites. More details are needed around the site’s pond as per the
City’s pond design detail including shoreline protection with the location of a stone and wetland shelf.
Additional details are needed on the landscape plan including updating the tree planting typical to state
that 50 percent of the burlap and cage are to be removed from the planting hole instead of the “Turn back
and bury burlap minimum 8-inches” that is currently stated, as well as adding a note stating that all
service structures shall be screened per Section 1136.08 of Grove City Code.

The site’s perimeter is proposed to be landscaped with a combination of Pin Oak and Norway Spruce
trees as was done for the Danbury Assisted Living portion, with rows of Medium Juniper shrubs also
proposed with the trees along Streets E and F within the Beulah Park development. The proposed
landscaping along Streets E and F will be located on the site and will not interfere with the street trees
and Northern Gateway A landscaping that was approved as part of the Beulah Park Phase | street
network development plan from July 2018.

Landscaping inside of the site will include plantings around the units and ponds. A Red Maple tree is
proposed in the shared front yard of each unit, at least one tree is proposed between the side yard of
each unit and a combination of shrubs and a Serviceberry or Redbud tree are proposed in the front of the
units along with different grasses. The proposed detention basin will be landscaped with Swamp White
Oak trees, River Birch trees and different shrubs.

Buildings

Two different building types are proposed, each with two units. Each building type offers three variations
for a total of six unique building designs. Each of the units will be one-story with a two car garage, have a
side or rear patio and will have at least 1,400 square feet of finished floor area. The color and material
scheme proposed will be the same as was approved for the Danbury Assisted Living facility creating a
cohesive design theme throughout the subarea. Materials are proposed to include muted vinyl siding in
tan (Alside Odyssey Plus “Tuscan Clay”) and cream (Alside Odyssey Plus “Monterey Sand”), as well as
stone veneer (Cassi di Sassi “Premier Mountain”) and red brick veneer (Redland Allegheny Handcraft
“Red”) used throughout. The windows will have white frames and each of the roofs will be finished in
asphalt shingles of the same color (Certainteed Landmark “Weathered Wood”). Some additional color
options including a muted blue, green, red and grey may also be used as further variation on the
buildings.

Units backing up to the public roadways, including Southwest Boulevard and Streets E and F will utilize a
rear elevation that mimics a front elevation, with windows and a door provided, as well as enhanced brick
or stone accents to provide more architectural interest to these elevations. Other elevation variations
include white vinyl fencing around side patios, differences in the roofline, providing second story loft
space with dormers, different placement of the brick and stone veneer and different types of vinyl siding
including horizontal, vertical and shake.

Details were not provided for any proposed mail kiosks for the development. These will need to be
decorative in nature with supplemental landscaping around the sides.

Proposed Front Elevation Examples




Lighting

A Photometric Plan was submitted showing the location of lighting fixtures on the site. Each of the street
lamps will be staggered and located on both sides of the access drive. Code does not require a
footcandle minimum on residential projects, so the site is not required to light all pedestrian and vehicular
areas to the 0.5 footcandle minimum. A spec sheet showing the proposed lighting fixture was not
submitted. Any site lighting fixtures need to match the decorative fixtures approved for the Danbury
Assisted Living facility.

Signage

Information regarding a proposed monument or ground sign was not submitted. Staff is supportive of
signage on the site if it is incorporated into a single feature with the Danbury Assited Living facility to
reduce signage on the site, and that is in character with the other entrance features and signage within
the Beulah Park development.

3. PUD Analysis

Per Section 1135.14 of the Codified Ordinances of Grove City, Planning Commission is charged with
reviewing and evaluating Preliminary and Final Development Plan applications for Planned Unit
Development districts by applying the eight (8) findings.

(1) The uses proposed will not be detrimental to present and potential surrounding uses, but will
have a beneficial effect which could not be achieved under any other district.

Finding is Met: The proposed development meets most of the requirements of the Beulah Park Zoning
Text with the exception of providing the mounding along Southwest Boulevard. Staff believes that the
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development will integrate well into the surrounding area, utilizing the same materials as the approved
Danbury Grove City Assisted Living facility, and by acting as an extension of the Danbury facility, will
provide added senior housing options.

(2) Any exception from Zoning Code (Ordinance C79-74, passed January 20, 1975) requirements
is warranted by the design and amenities incorporated in the Development Plan.

Finding Can Be Met: The proposed development meets the requirements in the Beulah Park Zoning
Text, with the exception of the three-foot mounding that is required along Southwest Boulevard. Grove
City Code requirements, not included as part of the zoning text, have been met as well.

(3) Land surrounding the proposed development can be planned in coordination with the
proposed development and that it is compatible in use.

Finding is Met: The site will be the second phase of development for Subarea | and will integrate into
and utilize the access drive and sidewalks as part of the Danbury Assisted Living development (approved
as Phase | of Subarea I). Public amenities including a sidewalk out to the bike path along Southwest
Boulevard and around the proposed detention pond will provide additional connectivity to the City’s trail
network and access to greenspace.

(4) The proposed change to a Planned Unit Development District is in conformance with the
general use intent of the area.

Finding is Met: The proposed condominiums are permitted as per the Beulah Park Zoning Text in the
subarea. Further, this site is meant to act as an extension of the Danbury Assisted Living facility allowing
for more senior housing options. Additionally, staff believes that this site meets some of the objectives of
GroveCity2050 including providing more connectivity to the City’s trail network and by providing an infill
project, in lieu of developing on the City’s fringes.

(5) Existing and proposed streets are suitable and adequate to carry anticipated traffic within the
proposed district and in the vicinity of the proposed district.

Finding is Met: Only one street is proposed within the condominium development, with two points of
access allowing for better circulation for vehicles entering and exiting the site. The site, overall, will be
located away from the more heavily traveled streets of Beulah Park, with no cut-through proposed to
access any other street and will be able to accommodate the anticipated traffic for the development.

(6) Existing and proposed utility services are adequate for the proposed development.

Finding is Met: The existing and proposed utility services are adequate for the proposed development. A
more detailed review of utilities will be conducted with the engineer/site improvement plan.

(7) Each phase of the proposed development, as it is proposed to be completed contains the
required parking spaces, landscape and utility areas necessary for creating and sustaining a
desirable and stable environment.

Finding Can Be Met: Adequate parking, landscaping and utilities are proposed to create a desirable and
stable environment, which is in compliance with the approved zoning text for the site; however, additional
screening is needed from Southwest Boulevard with a three-foot mound as per the Beulah Park Zoning
Text.

(8) The proposed Planned Unit Development District and all proposed buildings, parking spaces
and landscape and utility areas can be completely developed within seven years of the
establishment of the district, unless otherwise provided for by Council.



Finding is Met: The proposed project, including building, parking spaces, landscaping and utilities can
be completely developed within seven years.

4. GroveCity2050 Guiding Principles Analysis

The City of Grove City adopted the GroveCity2050 Community Plan in January 2018 which contains
specific goals, objectives and actions to guide growth in the community. Five (5) guiding principles are
identified that articulate Grove City’s community values and direct the recommendations in the Plan.
Applications submitted to Planning Commission are reviewed based on these 5 Guiding Principles:

(1) The City’s small-town character is preserved while continuing to bring additional
employment opportunities, residents and amenities to the community.

Finding is Met: There is a demand for seniors to age in place allowing them to live in the same
community throughout their life. Staff believes that this development provides additional options
for seniors who want to remain living in Grove City, in a part of the City that is more walkable and
accessible to public transit. Amenities between both the Danbury Assisted Living Facility and
condos are proposed to be shared as well, with residents from each being able to access outdoor
amenities provided on the condo and assisted living sites and indoor amenities in the assisted
living facility. Further, the design of the buildings matches the level of quality that has been
required on other condominium or senior-oriented developments including Courtyards at Beulah
Park and Lamplighter Senior Village.

(2) Quality design is emphasized for all uses to create an attractive and distinctive public and
private realm.

Finding is Met: The proposed units will be constructed with materials matching that of the
Danbury Assisted Living facility to provide more cohesion and integration between the two
projects. The variation proposed between the buildings will provide architectural interest to the
development from public roadways and for pedestrians and motorists entering Beulah Park.
Additionally, the proposed landscaping around the site will further enhance the quality of the site,
providing privacy and screening to the residents, as well as breaking up the mass of the buildings
and site.

3) Places will be connected to improve the function of the street network and create safe
opportunities to walk, bike and access public transportation throughout the community.

Finding is Met: One street is proposed for the site which will be two-way and 24-feet in width.
This street will connect in two places, with the access drive for Danbury Assisted Living, allowing
for safer circulation on the site. Sidewalks will also be located throughout the site, including along
one side of the street and leading out to the bike path along Southwest Boulevard. This will allow
residents additional options for accessing the trail network, nearby parks and the COTA bus line
along Broadway.

(4) Future development will preserve, protect and enhance the City’s natural and built
character through sustainable practices, prioritizing parks and open space and
emphasizing historic preservation.

Finding is Met: The proposed development will utilize a number of design elements that will
enhance both the natural and built character. The materials proposed on the buildings will match
or complement those used on the adjacent Danbury Assisted Living facility and will vary those
materials on each of the buildings to provide more architectural interest as is typically required for
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(5)

residential developments. Landscaping is proposed throughout the development to provide
community greenspaces and privacy from the roadways and on the proposed patios for the
residents.

Development provides the City with a net fiscal benefit.

Finding is Not Met: Subarea | was approved with a number of permitted uses including assisted
living, nursing homes and offices which are uses that provide employment opportunities and are
taxed at a higher rate than residential uses. While staff is supportive of the proposed
condominiums and believes that the development will be of high quality that will allow residents to
age in place, it will not bring in the same fiscal benefit as other non-residential uses.

5. Recommendation

After review and consideration, the Development Department recommends Planning Commission
make a recommendation of approval to City Council for the development plan with the following
deviation and stipulations.

1. Mounding, three-feet in height, shall be added along the northern property line along
Southwest Boulevard as per the Beulah Park Zoning Text.

2. Mail kiosks shall be decorative in nature with supplemental landscaping around the sides as
approved by the Development Department.

3. Site lighting fixtures shall utilize the same fixtures as approved for Danbury Assisted Living.

4. Details for any proposed signage shall be submitted to the Development Department for
review and shall be part of a shared entrance feature with Danbury Assisted Living.



6. Detailed History

1923
William Foster Breck opened Beulah Park as the first thoroughbred racetrack in Ohio.

2013

The Beulah Park Conceptual Framework was created to strategize on redevelopment of the site.
Findings of the Framework include preserving the historic significance of Beulah Park, creating a
community gathering place, connectivity to improve the street and trail network, and quality
design. City Council approved the Framework in March 2014 with Resolution CR-15-14.

2014
Beulah Park ceased operation as a racetrack and the property became available for
redevelopment.

2015
A preliminary development plan was approved for the redevelopment of the site with Resolution
CR-16-15.

2017
A second preliminary development plan was approved for the redevelopment of the site with
Resolution CR-49-17.

2018

The site was rezoned to PUD-R and PUD-C under Ordinance C-24-18 in June 2018. The zoning
text for the site included a mixed-use development with nine subareas that contain single and
multi-family housing, senior housing, office space, commercial space and light industrial, as well
as community park space.

A development plan for Phase | of Subarea | for the Danbury Grove City Assisted Living facility
was approved in August 2018 with Resolution CR-38-18.

2019

Planning Commission approved a lot split in February 2019 for the 9.672 acres encompassing
Subarea I, to place the subarea on its own property.
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